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If the pattern that was revealed by the 1984 survey undertaken by 
the Maharashtra government has remained stable it follows that 
there are in Bombay 11 lakh huts occupying 25.25 square 
kilometres of land. More than half of this encroached land is 


private land. 


A GOVERNMENTAL organisation has 
been working in the field of encroach- 
ments for the last 16 years. Out of the 
experience gained by the organisation, it 
is possible to assess the extent of thẹ 
encroachment and its different charac- 
teristics. This paper aims to identify the 
number of huts that may be in existence 
in the two districts of Bombay, the 
estimated area occupied by these huts and 
their categorisation with reference to the 
reservation of lands shown in the Bombay 
Municipal Plan. 

On a fairly reasonable assessment, it 
can be said that there are about 11 lakh 
huts in the two districts of Bombay. This 
assessment is based on following evidence: 

(a) On January 1, 1976 a detailed survey 
of all lands was carried out, by filling up 
a census form for each hut. There are 
6,30,020 census forms duly filled in. 
Therefore therecan be no doubt about so 
many huts being in existence as on that 
date. These structures are spread over in 
1,350 slums. 

(b) Nine years later in March 1984, 
Maharashtra government undertook a 
survey of new slums, that came up after 
1976. This survev revealed 44,270 huts in 
245 additional slums. 

(c) The recent seven-phased drive taken 
up by government in which 4,38,000 new 
applicants (excluding 6,30,020 censused in 
1976 and 45,000 in 1984) have applied for 
protection of their huts based on their 
names in the voters list of 1980 and/or 
1985 reveals that there are total of 
11,02,290 huts in the two districts of 
Bombay. 

It is possible to assess area under each 
hut with the help of the following three 
records: 

(a) The rate of compensation levied 
which is in turn related to the area in 
useand its purpose. 

(b) The measurement sheets in respect 
of government slums. 

(c) The number of private slums 
notified under section 4 of Slum 
Improvement Act. 

The most reliable method for estimating 
the area occupied by a hut is reverse 
calculation of areas from the compen- 
sation leviable. There are 1,00,203 
residential huts (commercial huts 
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excluded) on government lands according 
to the 1976 survey. The total amount 
of compensation § recoverable per 
month from these hutment-dwellers is 
Rs 22,33,062. This amount consists of two 
constants and one variable. The two 
constants are Rs 18 as service charges and 
Rs | as administrative charges irrespective 
of the area held by each hut. Thus in total 
Rs 19 is a constant factor. This factor has 
no relation to the area occupied by the 
hut. The proportionate amount of 
constant component of the compensation 
for all 1,00,203 huts is Rs 19,03,857. The 
variable component is Rs 3,29,205. This 
amount of compensation is directly 
related to the areas occupied by 1,00,203 
huts. 

The pattern of levying the variable rate 
of compensation related to the area is as 
follows: 


Area Rate of 
Compensation 
(a) | sq mtr to Re | 
14 sq mtr 
(b) Above 14 to For first 14 sq mtr 
23 sq mtr Rs 5 + Re 0.10 per 


0.929 sq mtr 


(c) Above 23 sq First 14 sq mtr Rs 5 
mtrs. + Re 0.25 per 0.929 


To determine the breakup of 1,00,203 
huts into the above-mentioned three 
categories, on a sample basis, in 
consultation with department of statistics, 
a detailed and minute verification and 
study of a representative slum, viz, Majjas 
Wadi, Jogeshwari was taken up. It revealed 
that 3,855 residential huts covering an area 
of about 4,57,308 sq ft are levied monthly 
compensation of Rs 11,968. In short 
anarea admeasuring 4,57,308 sq ft in its 
totality reflects the texture of levying 
the compensation as mentioned above, 
covering all the three categories of slabs 
mentioned. If these figures of the 
representative slum are imposed on the 
district figures, it shows that 1,00,203 huts 
giving a monthly compensation of 
Rs 3,29,205 would cover an area 
admeasuring 1,25,79,217 sq ft. In this 
manner the estimated area occupied by 
each residential hut on an average would 
be 125.33 sq tt. 

This average area is as reflected in the 
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census forms which were filled in 1976. 
When that census was carried out the 
hutment-dwellers had no idea of the 
purpose of such survey, though 
subsequently government declared these 
structures as protected structures entitling 
them to alternate sites in the event of their 
demolition. After about 14 years the 
concept of offering an alternate site to the 
so-called protected structure has stabilised 
and become well recognised. In the 
process the original protected structure 
owners as well as the new encroachers 
definitely were encouraged to encroach 
upon as much area as was physically 
possible. Further the average area reflects 
the area bounded by the huts. Considering 
the open spaces left in between the huts, 
area occupied and covered by pathways 
and for construction of WCs, toilets and 
water. taps which fall within the slum, it 
will be reasonable to conclude that each 
hut would on an average cover an area of 
250 sq ft, 1 e, 23.22 sq mtr. 


After the 1976 survey, some of the 
slums on government land were actually 
measured by the land records department. 
The total area measured from 301 sheets 
comes to 29,61,823 sq mtr covered by 
about 1,10,837 censused huts (including 
commercial structures). Though the survey 
was done in 1976, the actual 
measurements were done sometime 
between 1981 to 1983. The area measured 
and the number of huts shown on the 
measurement sheet, reveal that each hut 
would be occupying at least 26.27 sq mtr 
area, i e, 282.77 sq ft. This is slightly on 
the higher side, because the measurements 
done were not very accurate. Nor was it 
possible to measure the area correctly in 
view of the complex nature of the 
spreadover of the slums. Further, the area 
measured from each sheet is taken from 
the outer boundary of the slum which 
implies that the open area left in the slum 
and in between the different rows of huts 
is alsocovered in this area. Considering all 
these points, if we presume that each hut 
covers a gross area of about 26.27 sq mtr, 
this itself is a good pointer towards the 
likely area. It is presumed that the actual 
area under each hut will be slightly less 
than this. 

After the extensive survey in 1976 all 
such slums which were on private land 
were required to be notified under the 
Slum Improvement Act. About 90 per 
cent of the private slums have been 
notified. There were about 3,30,043 huts 
according to the 1976 survey covering a 
total area of 1,87,93,460 sq mtr notified 
under the Slum Improvement Act. This 
area is identified by city survey, number 
and ownership wise. At this rate it appears 
that each hut on private land covers an 
area about 56.94 sq mtr. Apparently this 
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is disproportionately very high. It is due 
to following reasons. 

When notifications were issued by the 
concerned authority, the criteria were 
mainly two. Firstly a slum must have a 
minimum of 25 huts and secondly the 
land in question must be private land. If 
these two criteria were fulfilled the entire 
city survey number was notified without 
carrying out actual measurement at the 
site. In this process, the open and un- 
encroached portion of the respective city 
survey number came to be notified and 
hence the per hut area appears to be very 
high. . 
Once a private slum is notified under 
the Slum Improvement Act, it gives 
statutory authority to government to’ 
compel the landlord to provide civic 
amenities at his cost failing which 
government can itself provide these 
amenities and recover cost from the 
landlord. When local authorities like 
BMC or MHADA undertake work for 
providing civic amenities, the encroach- 
ment organisation has to issue a popu- 
lation certificate in respect of each and 
every slum. This population certificate in 
turn entitles local bodies to place a 
demand for funds with government for 
providing civic amegities. While giving a 
population certificate the encroachment 
organisation actually counts the number 
of huts and segregates them into two 
categories, viz, protected and unprotected. 
The population certificate is given with 
reference to protected huts in a slum. 
Protected huts are huts which were either 
censused in 1976 or have the occupant’s 
name in the 1980 or 1985 voters list. On 
an average it is seen that the number 
ofprotected huts are almost two times the 
number of unprotected huts, proving 
thereby that there is a 50 per cent increase 
in the number of huts in a slum. This 
increase in number of huts is on already 
notified land. 

The majority of private slums were 
notified under the Slum Improvement Act 
between the period from 1977 to 1984. 
After 1984, there has been hardly any 
demand from the hutment-dwellers to 
notify the lands under their structures. 
This shows that there is no encroachment 
on-‘unnotified lands. 

At the same time, there has been an 
overall increase of 50 per cent in the 
number of huts. This increase has mostly 
taken place on already notified land during 
the period 1977 to 1984. Considering this 
the actual number of huts on the private 
lands will increase from 3,30,043 to 
495,064 reducing the per hut area from 
56.94 sq mtr (612.90 sq ft) to 45.55 sq mtr 
(282.77 sq ft). Even this is very high and 
cannot be relied upon. 

The first method based on rate of 


Economic and Political Weekly 


compensation related to area indicates 
that the estimated area occupied by each 
residential hut on an average could be 
125.53 sq ft which is on the lower side. The 
second method, more reliable since, it 1s 
based on rough measurement sheets reveals 
that the area may be 282.77 sq ft which 
is more than two times the estimate based 
on the first method. The third method 
based on the different notifications 
issued under the Slum Improvement Act 
erroneously infers that the area may be 
anything from 282.77 sq ft to 612.90 sq 
ft. An estimate of 250 sq ft, i e, 23.22 sq 
mtr as the average area occupied by each 
hut is reasonable. 

It is possible to classify this area with 
reference to reservation. Before that it is 
essential to categorise this area with 
reference to landowning authority. It is a 
well established fact that out of 6,78,381 
huts surveyed till 1984 about 50.38 per 
cent of the huts are on private land, 15.59 
per cent on state government land, 18.19 
per cent on Bombay Municipal Corpo- 
ration land, 6.46 per cent on central 
government land, 8.82 per cent on 
Maharashtra Housing Board’s land and 
0.52 per cent on other un-identified 
owners’ lands. If the 1984 pattern has 
remained stable in 1990 the following 
picture emerges. There are 11 lakh huts 
covering a total area of 25.25 sq km. Of 
this 12.73 sq km are owned privately, 
3.93 sq km belong to the state 
government, 4.60 sq km belong to the 
BMC, 1.63 sq km belong to the central 
government, 2.23 sq km belong to the 
MHB and 0.13 sq km to other un- 
identified owners. 


For purposes of convenience only two 
categories of reservation, viz, residential, 
since encroachment on such lands can be 
regularised and non-residential which 
includes industrial, commercial, green 
zone, Open space, garden, dispensaries and 
schools and also no-development zones, 
since the encroachment on these types of 
lands cannot be regularised at the site and 
are required to be shifted, need to be 
considered. 

In respect of the majority of the private 
slums, landowners have willingly or 
unwillingly allowed their lands to be 
encroached since the reservation of their 
lands was other than residential. Had it 
been residential, landlords could have 
taken due care to protect this land and 
utilise it for residential purpose in 
accordance with the different schemes 
available under development rules ridden 
or unridden by the provisions of the 
Urban Ceiling Act. The very fact that the 
land was not financially utilisable by him 
being in an other-than-residential zone has 
resulted in the land being encroached. If 
the average area occupied by each hut is 
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250 sq ft, the total area actually covered 
by the private slums, presuming that there ~ 
were 3,30,043 huts as in 1984, will be 7.576 
sq km. 

However, it cannot be said that this — 
entire area of 7.576 sq km is in non- 
residential zones. This is obvious because 
of three reasons. A few landlords have 
objected to the notification of the slum 
and their appeals are pendng before the 
slum tribunal. These are landlords who 
could not protect their lands for various 
reasons though the lands were residential. 
The total area involved in this appeal is 
2.04 sq km. In these cases, the lands in 
question are residential and therefore the 
landlords have filled appeals objecting to 
the slum declaration. Similarly under the 
provisions of the Slum Improvement Act 
when the particular piece of notified slum 
is residential, re-development permission 
can be given to the landlord or developers 
or registered co-operative societies formed 
by the encroachers. The encroachment 
organisation has given such re- 
development permission in respect of an 
area admeasuring 0.475 sq km. Under the 
provisions of the Slum Improvement Act 
land which is reserved for residential 
purpose, occupied by encroachers and 
notified as slum can be acquired for 
allotment to the encroachers for 
development. The encroachment organi- 
sation has acquired an area admeasuring 
0.26198 sq km for this purpose. Thus the 
total area which has been either pending 
in appeal and/or in respect of which re- 
development permission has been granted 
and/or the land has been acquired for 
allotment to the encroachers is 2.541198 
sq km. In short, out of 7.576 sq km of 
private land encroached upon and 
notified as slum, 2.541198 sq km land 
would be under residential and rest, i e, 
5.034802 sq km under non-residential 
zone. All these figures are actuals with 
reference to the survey done till March 
1984. 

There are about 11 lakh huts in Bombay 
districts, 50.38 per cent of this, i e, 5,54,180 
huts are on private land covering an area 
of 12.72 sq km at the rate of 250 sq ft per 
hut. Applying the above determined ratio 
of residential land to the non-residential 
land, out of the total area of 12.72 sq km, 
4.269990 sq km may be in residential 
zones and about 8.460000 sq km will be 
in non-residential zones. This is only an 
estimate. 

However, the actual area in the residential 
zone in respect of private land occupied 
by huts has to be necessarily lesser than 
this. The Urban Ceiling Act was 
introduced sometime in 1977 and the 
reservation plan was published by the 
BMC sometime in 1976. The maximum 
encroachments occurred during the 
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period. So whatever area is actually 
residential has been as far as possible 
guarded by the private owners or has been 
put to proper use after obtaining the 
required permission from the local body. 
The possibility of getting some additional 
area added to the residential zone is 
remote. Though in mathematical calcula- 
tions 4.26 sq km area is under the 
residential zone, in fact it ought to be less 
than that but in any event more than 2.54 
sq km. Taking a mean of the range, at the 
most an area admeasuring about 3.40 sq 
km in private slums would be residential 
and the balance, 1 e, (12.72 — 3.40) 9.32 
in other than residential zones. 


The discussions so far relates to huts on, 


private lands. The other groups of land 
belong to the state government, Bombay 
Municipal Corporation and Maharashtra 
Housing Board. On this land 4,68,600 
huts are spread over an area admeasuring 
10.76 sq km. The Bombay Municipal 
Corporation for slums on their lands and 
Maharashtra Housing Board for slums on 
their land and on government lands have 
carried out a survey of almost all these 
huts with a view to taking up Slum 
Upgradation Programmes. The Slum 
Upgradation Programme is primarily 
taken up only on residential land. 
However to ameliorate the living 
conditions of hutment-dwellers these 
authorities had carried out feasibility 
surveys Of as many as 1,62,483 huts in 
different pockets to verify taking up Slum 
Upgradation Programmes either im- 
mediately where the reservation was 
residential or in the future where these 
could be taken up after changing reser- 
vation to suite the purpose. It is seen that 
out of 1,62,483 huts in respect of 15,290 
huts reservation. was consistent, i€, 
residential and therefọre'the SUP has 
almost reached the stage of execution of 
lease deed which is considered to be the 
last stage of SUP. Whereas in the 
remaining huts, i e, 1,47,193 either the 
SUP programme could be started or have 
started but not reached the stage of 
execution of lease because the reservation 
of the lands under these structures has not 
been duly changed to suit the purpose. If 
these figures are taken in terms of area it 
will be seen that out of 10.76 sq km area 
owned together by the state government, 
BMC and MHB only an area admeasur- 
ing 0.351 sq km is residential. 


Besides the above the government has 
allotted land to co-operative housing 
societies for construction of tenements. 
Such lands are obviously residential in 
nature. [n such allotment there are two 
categories of societies. Firstly residential 
land owned by government is encroached 
upon by the hutment-dwellers who in turn 
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form a society and apply to the 
government for allotment of the land. 
Secondly there are other co-operative 
housing societies the members of which 
are not hutment-dwellers. Such co- 
operative housing societies have also been 
allotted certain plots of government land 
knowingfully well that the lands in 
question have been encroached upon. In 
the latter case it becomes necessary for the 
encroachment organisation to resettle the 
hutment-dwellers, clear the land and 
hand-over possession to the _ allottee 
society. So far nine co-operative housing 
societies of both categories have been 
allotted residential land admeasuring 
0.009 sq km. Thus the estimated 
residential area from the group of lands 


owned by the three authorities would be 
in the range of 0.360 sq km (0.351 + 0.009 
sq km). 

The other two landowning authorities 
are central government owning an 
encroached land admeasuring 1.63 sq km 
and others 0.13 sq km. So far as central 
government lands are concerned it includes 
departments like defence, civil aviation, 
IAAI, telephones and railways. These 
plots are reserved for specific projects 
taken up by the respective departments 
barring a negligible area which though 
residential, is required to be used for staff 
quarters. Im respect of the group of 
‘others’ it cannot be definitely confirmed 
as to what would be reservation of the 
land owned by them. 
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SITUATION VACANT 


An Internationally reputed Organisation working for the welfare 
of Tribals with headquarters at Hyderabad is looking for dynamic 
people below 35 years who are prepared to take up challenging 
work in its Nation Building programmes. Only women candidates 
are eligible to apply. 


EXECUTIVE ASSISTANT TO CHAIRMAN 


Must be postgraduate with very fluent English, able to deal wittt 
correspondence independently with good Public Relation qualities 
and able to travel in and out of country if necessary. Also capable 
of preparing reports and documents. 


DEVELOPMENT COMMUNICATION OFFICER 


Must be a postgraduate. Additional qualification of Public Relation 
and Marketing will be appreciated, able to address conferences, 
meet people, excellent public relation qualities, Marketing of Ideas, 
a combination of dissemination of information, education and fund 
raising and marketing of tribal products. Must be able to establish 
different units and build up good team in due course. Able to travel 
within and outside India. Self-confidence, driving abilities are very 
important. 


Apply in confidence with Bio-Data, Salary expected, copies of 
testimonials and latest passport size photograph. Incomplete 
applications will not be considered. Apply within 10 days to:- 


BOX NO. 26442 

ECONOMIC AND POLITICAL WEEKLY. 
“Hitkari House’. 

284. Shahid Bhagatsingh Road, 
BOMBAY 400 038 


Economic and Political Weekly 


This content downloaded from 103.36.84.65 on Thu, 23 Jun 2016 08:57:33 UTC 


All use subject to http://about.jstor.org/terms 


November 2, 199] 


